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Who is Smart Growth America? 

Smart Growth America is a national non-profit organization 
dedicated to researching, advocating for, and leading 
coalitions to bring smart growth practices to more 
communities nationwide. 

•  SGA	Leadership	Ins0tute	
•  Local	Leaders	Council	





TOD TA Initiative: 
TODresources.org 
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What is this TOD? 
Understanding transit-oriented development and its 
potential benefits 



Transit Oriented Districts Are... 
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Transit Oriented Districts Are…. 
Neighborhoods with transportation choices. 



Transit Oriented Districts Are…. 
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Where you can get what you need, when you 
need it. 



Transit Oriented Districts Are…. 
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Easy access to many job opportunities. 



My version:  3 Big Rules -- 
 
1.  The vital ¼ mile 

2.  Mixed use 

3.  Design for pedestrian 
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Ingredients of TOD 
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1. The vital ¼ 
(and the pretty important ½) 

75 % within 
¼ mile 

90 % of riders 
within ½ mile 
of station 



12	Mixed-use design 

Residential 
townhouse 

Commercial 
office 

Civic 
Civic 

Residential 
rental 

Residential 
condo 

Commercial 
office & retail 

Park 

Residential 
rental 

Hotel 



Transit Walksheds: Examples 
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Ballston	 Cheverly	





Does all transit attract 
investment? 

Even	me?	



What is Bus Rapid Transit 

Credit:Nelson	Nygaard	







BRT: Examples from abroad 



Cleveland: Health Line 



Eugene, OR 



Denver, CO 



Denver, CO 



Cleveland: Health Line 











BRT Gaining Office Share 
OFFICE	Development	Metric BRT	Metros 
2000-2007 
					New	Office	Square	Feet 39.0	million	square	feet 
					Within	less	than	1/2	mile	of	BRT 4.5	million	square	feet 
					Share 11% 
2007-2015 
					New	Office	Square	Feet 13.7	million	square	feet 
					Within	less	than	1/2	mile	of	BRT 2.1	million	square	feet 
					Share 15% 
Change	in	Share	of	New	Office	Development 33% 

“NaBonal	Study	of	BRT	Development	Outcomes,”		
Arthur	C.	Nelson,	et	al.	



BRT Gaining Multifamily Share 

MULTIFAMILY	Development	Metric BRT	Metros 
2000-2007	 
					New	MF	Square	Feet 25.3	million	square	feet 
					Within	less	than	1/2	mile	of	BRT 0.5	million	square	feet 
					Share 2% 
2007-2015	 
					New	MF	Square	Feet 6.7	million	square	feet 
					Within	less	than	1/2	mile	of	BRT 0.3	million	square	feet 
					Share 5% 
Change	in	Share	of	New	Mul0family	Units	 139% 

“NaBonal	Study	of	BRT	Development	Outcomes,”		
Arthur	C.	Nelson,	et	al.	



From Pre-Recession Job Hemorrhaging  
to Post-Recession Turn-Around 

BRT	Summary 	BRT	Corridor	
2002-2007	

BRT	Corridor	
2007-2011	

Average	Job	Change	in	BRT	Corridors		 -455 22 

“NaBonal	Study	of	BRT	Development	Outcomes,”		
Arthur	C.	Nelson,	et	al.	



BRT and Office  
Rent Premium Per Square Foot 

System Downtown Outside	Downtown 

Cleveland $2.44	 na	 

Eugene-Springfield $1.93	 na 

Kansas	City $2.67	 na 

Las	Vegas + $4.85	 

Pi^sburgh + $2.30	 

“NaBonal	Study	of	BRT	Development	Outcomes,”		
Arthur	C.	Nelson,	et	al.	



BRT and Job Attractiveness  
by Economic Sector Wage Level 

“NaBonal	Study	of	BRT	Development	Outcomes,”		
Arthur	C.	Nelson,	et	al.	



BRT Increases Ridership 

Cleveland’s	Healthline	BRT	
saw	ridership	increase	60%	

in	2	years	
(over	30%	“choice	riders”)	





Market for Walkable Urbanism 

Foot	Traffic	Ahead:	Ranking	Walkable	Urbanism	in	America’s	Largest	Metro	Areas,	2016	(C.	Leinberger	and	M.	Rodriguez,	George	
Washington	School	of	Business)	



hap://www.govtech.com/fs/news/
INFOGRAPHIC-Walkable-Urbanism-on-the-
Rise.html	



DC Metro 



Atlanta Metro 



Boston Metro 



PotenBal	High	Capacity	Transit	LocaBons	

Detroit Metro 
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How Could It Work? 



Which do you prefer? 



What do you like here? 
What don’t you like? 



Taking a Closer Look 



Step 1: New Development 



Step 2: Think About Pedestrians 
  and Bicyclists 



Step 3: Make the Community Vibrant 



Ensure new and existing development includes 
housing affordable to our neighbors… 

…So these changes benefit our community. 

Step 4: Make the Community Affordable 



Transit Oriented Development & 
Affordable Housing: "
The equity challenge

Christopher Zimmerman 
Vice President for Economic Development 
October 20, 2016 





The Displacement Threat 
•  Residential Displacement 

– Direct/ Indirect 
•  Commercial Displacement 

– Direct/ Indirect 
 



Credit:	Joint	Center	for	Housing	Studies	of	Harvard	University	





Raleigh Housing Affordability 



Raleigh Household Income & 
Housing Costs 



Raleigh-Housing-Transportation 
Index 



Successful Practices on 
Affordable Housing Through 

TOD 



Seattle, WA 



Denver, CO 
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Arlington 

~ 26 sq. miles 
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Arlington 

EPA 2002 --  
First National Award 

for Smart Growth 



3/17/17	 67	
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Arlington 

l  Population:  ~215,000 
l  Jobs:         ~200,000 
l  Housing units: ~100,000 
l  Daytime pop.: ~280,000 
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Arlington 

l  ~ 40 million sq. ft. of 
private office space 

l  ~ 90 % in Metro 
station sectors 

l  The	7	staBon	sectors	in	
the	2	corridors	-	
consBtuBng	one-tenth	
or	less	of	the	County’s	
land	area	-	produce	
more	than	half	of	
County	tax	revenue	



70	



71	



72	



73	
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AFFORDABLE HOUSING 
POLICIES AND TOOLS 

What’s to be done? 
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Major policy issues 

•  Bricks and mortar v. family subsidies 
•  Renovation v. new construction 
•  Setting goals and targets 
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Special needs housing 

•  Accessibility 
•  Supportive housing 
•  Elderly/assisted living 
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Tools 
1.  Public Housing 
2.  Low-income tax credit financing 
3.  Local revolving loan funds 
4.  Development contributions 
5.  Density bonuses 
6.  Bond financing 
7.  Inclusionary zoning 
8.  Leveraging public land 
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Tools 
1.  Public Housing 
2.  Low-income tax credit financing 
3.  Local revolving loan funds (AHIF) 
4.  Development contributions 
5.  Density bonuses 
6.  Bond financing 
7.  Inclusionary zoning 
8.  Leveraging public land 
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Garden apartments:  
Affordability preserved with 

LIHTC 
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Parc Rosslyn: New construction, 
LIHTC, AHIF, density transfer 
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Joint development: Affordable 
housing with church  
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Public land for affordable 
housing 
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Arlington Mill Residences
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Arlington	County,	VA	

Washington,	DC	

Metro	
Corridors	

Columbia Pike 
Corridor 
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Arlington	County,	VA	

Washington,	DC	

Metro	
Corridors	

l  3 ½ mile corridor 
l  Garden apartments, 

strip shopping centers 
l  Car-oriented, but good 

bus service 
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Transforming an auto-oriented strip 
into a walkable main street 

Columbia Pike
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Columbia Pike 

Columbia Pike:

•  Has 20% of the County’s population

•  More than 45% of housing units affordable to 

families at ≤ 60% of AMI

•  Some 14,800 new units of multi-family housing 

could be added over the next 3 decades




2002	–	The	First	Charreae	



94	
2011	–	Second	Charreae	
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Saturday Work Session  



96	
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Form-base	
Code	

First	approved		
February	2003	



•  Nearly ¼ of residents 
immigrants 

•  Generally affluent, but 
nearly 1/3 of school 
children on free/
reduced lunch 

•  Columbia Pike 
corridor is most 
income- and ethnic-
diverse area 

98	
Photos:		Lloyd	Wolf,	Columbia	
Pike	Documentary	Project	

A diverse, multi-cultural community 



A	diverse,	mul0-cultural	community	
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Photos:		Lloyd	Wolf,	Columbia	
Pike	Documentary	Project	



Integrating housing with policies for the 
built environment 

o Combine housing goals with land use 
plan 

o  Incorporate tools with development 
incentives 
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Columbia	Pike	Ini0a0ve	

Second Phase: 

l  Land Use & Housing Plan 

l  Study initiated 2008 

l  Plan approved July 23, 
2012 

Photos:		Lloyd	Wolf,	Columbia	Pike	
Documentary	Project	
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Columbia	Pike	Ini0a0ve	

Second Phase: 

l  New FBC 

l  Housing goals 

l  Tools 



THE HOUSING STUDY 

Analyzing existing conditions, assessing likely outcomes 
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Housing: Projected losses 
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The Housing Inventory 
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Multi-family stock: 

l  Varying conditions, 
quality 

l  Differing impact on built 
environment, including 
walkability 
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AFFORDABLE HOUSING 
POLICIES AND TOOLS 

What’s to be done? 
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Ambitious goal –  
Multi-pronged strategy 

o Zero net-loss of affordable housing 
o Specific financing and planning 

incentives 
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100 % 



Tools 

•  FBC Inclusionary requirement 
•  TDR 
•  Bonus height 
•  AHIF (revolving loan fund) 
•  Tax credits (LIHTC & Historic Pres.) 
•  Parking relief 
•  Leveraging public land 
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Form-based code 

Developer/landowner benefits: 
•  Significant increased density 
•  Relief from substantive requirements of 

as-of-right zoning 
•  Relief from procedural requirements of 

special exception process  
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Form-based code 

Housing requirements: 
•  CAFs must be included (new or 

renovated) 
•  Tenant relocation guidelines must be 

followed 
•  Options for units of higher or lower 

affordability 

119	



Form-based code 

Access to other incentives: 
•  Tax credits (LIHTC & historic preservation) 
•  AHIF financing (County revolving loan fund) 
•  IDA financing 
•  Partial tax relief 
•  Potential relief of parking req’s 
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TDR 

Transfer of development rights: 
•  Allows density to be taken off sites 

intended to be preserved 
•  Can be applied to sites designated for 

“bonus” height 
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TOAH and TIF 

•  Columbia Pike Transit Oriented Affordable 
Housing (TOAH) Fund  

•  Funded by TIF 
•  25% of tax growth in district goes to TOAH 
•  Can be used to help with a range of costs 

for creating CAFs along the Pike 
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Other tools 

•  Potential relief of parking req’s 
•  Special loan funds 
•  Public land 

123	



In sum  
30-year plan aims to: 

•  Preserve approximately 6,200 affordable 
housing units for people and families who can 
afford 40-80 percent area median income (AMI) 

•  Improve the built environment along the Pike, 
while strengthening neighborhood character 

•  Expand and improve the street, bike & 
pedestrian network 
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What do small 
businesses mean to 
Raleigh? 





What happens to businesses 
when neighborhoods change? 

•  Changes in consumer demand 
•  Changes in start-up and operating costs 
•  Disruption from construction 

GentrificaBon	and	Small	Business:	Threat	or	Opportunity?	Rachel	Meltzer	The	
New	School	



What’s driving retail changes? 

•  Rising commercial RE prices 
•  Increasing popularity of cities 
•  Growth imperative of national chains 
•  Limited and declining supply of small spaces 
•  Commercial RE privileges national 

companies 

InsBtute	for	Local	Self-Reliance	







Minneapolis-St. Paul Green Line	

ConstrucBon	
MiBgaBon		

Business	
Development		

Economic 
Development 





Small Business Support 
Program

$16m


St. Paul & 
Minneapolis


$3.5m


Met Council

$10m


Philanthropic

$2.5m




Small Business Support 
Program

Construction 
Outreach 

Services, 52% 

Small Business 
Forgivable 

Loan Program, 
31% 

Parking Loan 
Program, 4% 

Marketing & 
Buying 

Campaigns, 
21% 

Technical 
Services, 9% 



Greenline Results





Targeted Hiring

•  Chronic Unemployment
•  High poverty
•  Underrepresented

•  Apprentices



Benefits of targeted employment 

Employment Opportunities 

Economic Development 

Education 

Skilled Workforce 

Participation of WMBEs 

Stakeholder Engagement 



Dallas-FW DART 
Expansion 



Dallas-FW DART Diversity 







Joint-Venture Growth





Outreach



New Models- Equity 
Transfer of Development 

Rights





How Equity Transfer of 
Development Rights (Could) 

Work 

Provide 
Affordable 

Commercial 
Space 

Increase 
Square 
Footage 
Height or 

Number of 
Units 



•  What are the key opportunities for the SW 
corridor? 
– Housing 
– Transit 
– Small Business Preservation 

•  What are the major obstacles for the SW 
Corridor? 

•  What stakeholders are involved in moving 
next steps forward? 



Thank You 

Alex Hutchinson

Chris Zimmerman



Raleigh, NC

October 19, 2016



